
PLANNING COMMISSION REPORT 

MEETING DATE: December 1, 2004  ITEM NO. GOAL: Coordinate Planning to Balance Infrastructure 
    
 
  
SUBJECT Paradise Valley Arsenic Removal Facility - 33-UP-2004 

 
REQUEST Request a conditional use permit for public utility buildings, structures or 

appurtenances thereto for public service uses on 8 +/- acres located at the 6000 
block of N Miller (Cattletrack) Road with Single Family Residential District 
(R1-43) and Special Campus District, Historic Property (S-C HP) zoning. 
 
Key Items for Consideration: 
• This will allow Arizona American Water Company to comply with the 

Federal Government’s water quality mandate. 
• New structures will be setback a minimum of 100 feet from 

Miller/Cattletrack Road. 
• Traffic impacts and other service 

impacts are negligible. 
• There have been neighborhood 

concerns regarding this facility. 
 

OWNER Arizona American Water Company 
623-445-2403 
 

APPLICANT CONTACT John Berry 
Beus Gilbert P L L C 
480-385-2727 
 

LOCATION 6000 Block of N Miller (Cattletrack) Road 
 

BACKGROUND Zoning. 
The north 6 acres of the site is zoned Single Family Residential District (R1-
43) and the south 2 acres is zoned Special Campus District, Historic Property 
(S-C HP).  The property currently contains utility buildings, wells and tanks 
as a pre-existing nonconforming use.  Section 1.1310 of the Zoning Ordinance 
allows continuance and change of nonconforming uses subject to a Use 
Permit.  The R1-43 zoning district also allows for utility buildings upon 
approval of a conditional use permit. 
 
General Plan. 
The General Plan Land Use Element designates the property as Rural 
Neighborhoods. This category includes areas of relatively large lot single-
family neighborhoods. Densities in Rural Neighborhoods are usually one 
house per one acre (or more) of land.  
 
The General Plan Character and Design Element designates the property as 
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Rural Character Type. These areas generally contain relatively low-density and 
large lot development, provide a rural lifestyle that includes building low 
profile structures, discouraging walls, and limiting road access.  The site is also 
located along the Cultural/Institutional or Public Use land use designation 
boundary, which relates to the Cattletrack arts campus to the south and the 
existing Arizona American Water Company properties. 
 
Context. 
This property is located at the 6000 block of Miller/Cattletrack Road, and 
currently contains utility buildings and tanks along with much open space. 
This property is located within an established rural enclave.  An existing single 
family home directly abuts this property along the west and south sides of the 
proposal on Cattletrack Road.  To the east is the Arizona canal and further to 
the east are single-family homes.  Vacant land lies to the north and single-
family homes exist to the west across Miller/Cattletrack Road.  To the south is 
an existing 12-acre Arts Campus that has 2 houses, a shop building, and studio 
buildings. 
 

APPLICANT’S 
PROPOSAL 

Goal/Purpose of Request.  
This is a request for a conditional use permit to place an arsenic treatment 
facility (utility buildings and tanks) at the existing Arizona American Water 
Company’s existing water well site.  The purpose of the arsenic treatment 
facility is to comply with the Federal Government’s arsenic reduction 
requirements and new safe drinking water standards.  The ground water that is 
being pumped from wells at this location is part of the Water District’s potable 
water system that services some residents of Scottsdale and Paradise Valley.   
 
The facility will be in operation 24 hours per day, 7 days a week, and will be 
staffed with two operators, one customer service representative, and occasional 
maintenance personnel.  The site will house a customer service representative 
within the main building along Cattletrack with low customer trips anticipated 
to this facility. 
 
Development information.    
• Parcel Size:  8 acres 

• Existing Use:  Utility buildings and tanks 

• Propose Buildings:   3 new buildings 

2 new reservoir tanks 

Clarifier structures 

• Building Height Allowed:  30 feet in R1-43, 38 feet in S-C 

• Proposed Structure Heights:   18 to 28 feet 

• Building Floor Area:  16,000 square feet of facility space 

• Setbacks:  Approx. 100 feet from existing 
Miller/Cattletrack Road 

 
IMPACT ANALYSIS Use Permit Criteria. 

Conditional use permits, which may be revocable, conditional, or valid for a 
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specified time period, may be granted only when expressly permitted after the 
Planning Commission has made a recommendation and the City Council has 
found as follows: 
 
A.  That the granting of such conditional use permit will not be materially 

detrimental to the public health, safety or welfare. In reaching this 
conclusion, the Planning Commission and the City Council's consideration 
shall include, but not be limited to, the following factors: 
1. Damage or nuisance arising from noise, smoke, odor, dust, vibration or 

illumination. 
• Facility operations will be conducted indoors, including fully 

enclosed pump rooms. 
• The filtration system does not generate odor as a byproduct, and 

the chemical storage facilities will be fully enclosed. 
• There are not anticipated nuisances arising from dust, vibration, 

or illumination. 
2. Impact on surrounding areas resulting from an unusual volume or 

character of traffic. 
• Miller/Cattletrack Road at this location is classified as a minor 

collector, and is constructed to two lanes, one lane each 
direction, with turn lanes at its intersections with McDonald 
Drive and Lincoln Drive.  The intersection of Cattletrack and 
McDonald Drive is signalized. 

• Daily traffic volume is approximately 1,850 vehicles, and minor 
collector streets are typically designed to accommodate traffic 
volumes greater than 5,000 vehicles per day. 

• The proposed utility building is anticipated to generate 31 daily 
trips and will not exceed the capacities of the existing streets.  
Eighteen parking spaces will be provided to accommodate the 
limited personnel and customers anticipated for this facility. 

3. There are no other factors associated with this project that will be 
materially detrimental to the public. 
• The facility proposes setbacks and internalizing operations 

within buildings so as not to negatively impact the surrounding 
single-family neighborhoods and arts campus. 

B.  The characteristics of the proposed conditional use are reasonably 
compatible with the types of uses permitted in the surrounding areas. 
• There do exist utility buildings and tank structures already on the 

site, a canal adjacent to the site to the east, and an arts campus to the 
south.  The facility proposes setbacks of over 150 feet from single-
family neighborhoods, and will not exceed the building height limits 
of the surrounding residential districts. 

C.  The additional conditions specified in Section 1.403, as applicable, have 
been satisfied. 
• There are no additional conditions for utility buildings. 

 
Police/Fire.   
The facility will have a fire suppression system and will be privately secured, 
and is not expected to impact police or fire services.  The nearest fire station is 
located within a mile of this site at 7339 E. McDonald Drive. 
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Community Involvement.   
Surrounding property owners have been notified, the site has been posted, and 
the applicant has held neighborhood meetings regarding this proposal.  
Concerns were raised regarding the importance of maintaining the rural 
character of the property with open space and architectural character, and that 
all new facilities need to mitigate noise.  In addition to general inquires, staff 
has received verbal comments in opposition to the proposal, citing concerns 
that the applicant has other property that may be more appropriate for this 
facility.  The applicant has indicated operations will be conducted indoors to 
prevent noises and odors, and that this is the only location large enough for the 
proposed facility.  The applicant is holding an open house the week of 
November 22, 2004 and Staff will provide an update of this outreach in a 
separate correspondence or at the public hearing. 
 
Community Impact. 
All operations will be conducted indoors, including fully enclosed pump rooms 
and chemical storage facilities. New structures will be setback a minimum of 
100 feet from Miller/Cattletrack Road, uses existing vegetation to buffer the 
proposed improvements to the abutting single family home and arts campus 
and is 150 feet from the remainder of the single-family neighborhoods.  Traffic 
impacts and other service impacts are negligible. 
 

STAFF 
RECOMMENDATION 

Recommended Approach:  
Staff recommends approval, subject to the attached stipulations. 
 

RESPONSIBLE 
DEPT(S) 

Planning and Development Services Department 
Current Planning Services 
 

STAFF CONTACT(S) Tim Curtis 
Project Coordination Manager 
480-312-4210 
E-mail: tcurtis@ScottsdaleAZ.gov 
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STIPULATIONS FOR CASE 33-UP-2004 
 
PLANNING/ DEVELOPMENT 
 
1. CONFORMANCE TO DEVELOPMENT SUBMITTAL.  Granting of this Use Permit establishes the 

public utility building, structures, and appurtenances thereto, and validates the existing non-
conforming use, pursuant to Section 1.1310 of the Zoning Ordinance. Development shall conform 
with the site plan submitted by Damon S. Williams Associates, LLC and dated September 2004, 
including the proposed setbacks and buffer zones.  These stipulations take precedence over the 
above-referenced site plan.  Any proposed significant change, as determined by the Zoning 
Administrator, shall be subject to subsequent public hearings before the Planning Commission 
and City Council. 

 
2. BUILDING HEIGHT LIMITATIONS.  No building shall exceed twenty eight (28) feet in height 

measured as defined by the Scottsdale Zoning Ordinance. 
 
3. ENCLOSURE OF FACILITIES.  All operations shall be conducted indoors or screened from 

surrounding properties, including fully enclosed pump rooms and chemical storage facilities. 
 
4. NOISE.  Noise from the facility shall not be audible from the property lines of the surrounding 

residences. 
 

5. OUTDOOR LIGHTING.  The maximum height of any building-mounted outdoor lighting source 
shall be twelve (12) feet above natural grade, except for necessary security and operational 
lighting.  The maximum height of any pole-mounted outdoor lighting source shall be sixteen (16) 
feet measured at the base of the light standard.  All proposed exterior lighting fixtures shall 
contain full cut-off lenses.  A full lighting site plan and a photometric study shall be required with 
the Development Review Board submittal. 

 
6. SETBACKS.   There shall be landscaped setback along Miller/Cattletrack Road.  Screenwalls, 

gates, parking, buildings, and tanks shall be located a minimum seventy (70) feet from the 
Miller/Cattletrack property line established after necessary dedications outlined in Circulation 
stipulation #1 below. 
 

7. WALLS AND LANDSCAPED SCREENING.  With the Development Review Board submittal, the 
applicant shall submit a detailed wall and landscape plan to help screen the proposed facilities 
from view from the surrounding parcels.  
 

8. OPEN RURAL CHARACTER.  With the Development Review Board submittal, the applicant shall 
submit architectural, landscaping, and wall plans having designs consistent with the established 
open rural character of the area.  Driveways onto Miller/Cattletrack Road shall be designed 
consistent with the open rural character of the area by using alternative pavement methods using 
desert earth tones and texture, to be approved by the Development Review Board. 

 
CIRCULATION 
 
1. STREET CONSTRUCTION.  Before issuance of any certificate of occupancy for the site, the 

developer shall dedicate the following right-of-way and construct the following street 
improvements, in conformance with the Design Standards and Policies Manual: 

 
Street Name/Type Dedications Improvements Notes 
Miller/ Cattletrack 
Road/ Minor Collector 

30’ ROW Half-street including 
curb. 

None 

 
2. ACCESS RESTRICTIONS.  Before issuance of any certificate of occupancy for the site, the 
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developer shall dedicate the necessary right-of-way, as determined by city staff, and construct the 
following access to the site.  Access to the site shall conform to the following restrictions 
(distances measured to the driveway or street centerlines): 

 
a. Miller/Cattletrack Road - The developer shall dedicate a one-foot wide vehicular non-access 

easement on this street except at the approved street entrances. 

   



   

 
ADDITIONAL INFORMATION FOR CASE 33-UP-2004 

 
PLANNING/DEVELOPMENT  
 
1. DEVELOPMENT REVIEW BOARD.  The City Council directs the Development Review Board's 

attention to: 
 
a. Screen wall location and design consistent with the established open rural character of the 

area; 
b. Landscaping along the street consistent with the established open rural character of the area; 
c. Architecture, building materials, and color consistent with the established open rural 

character of the area; 
d. The type, height, design, and intensity of proposed lighting on the site, to ensure that it is 

compatible with the adjacent uses. 
 

2. NATIVE PLANT PRESERVATION.  The owner shall secure a native plant permit as defined in 
the Scottsdale Revised Code for each parcel.  City staff will work with the owner to designate the 
extent of the survey required within large areas of proposed undisturbed open space.  Where 
excess plant material is anticipated, those plants shall be offered to the public at no cost to the 
owner in accordance with state law and permit procedure or may be offered for sale. 

 
 
ENGINEERING  
 
1. RESPONSIBILITY FOR CONSTRUCTION OF INFRASTRUCTURE.  The developer shall be 

responsible for all improvements associated with the development or phase of the development 
and/or required for access or service to the development or phase of the development.  
Improvements shall include, but not be limited to washes, storm drains, drainage structures, 
water systems, sanitary sewer systems, curbs and gutters, paving, sidewalks, streetlights, street 
signs, and landscaping.  The granting of zoning/use permit does not and shall not commit the city 
to provide any of these improvements. 

 
2. FEES.  The construction of water and sewer facilities necessary to serve the site shall not be in-

lieu of those fees that are applicable at the time building permits are granted.  Fees shall include, 
but not be limited to the water development fee, water resources development fee, water 
recharge fee, sewer development fee or development tax, water replenishment district charge, 
pump tax, or any other water, sewer, or effluent fee. 

 
3. CITY CONTROL OF ACCESS.  The city retains the right to modify or void access within city right-

of-way.  The city’s responsibility to promote safe conditions for the traveling public takes 
precedence over the stipulations above. 

 
DRAINAGE AND FLOOD CONTROL 
 
1. CONCEPTUAL DRAINAGE REPORT.  With the Development Review Board submittal, the 

developer shall submit a conceptual drainage report and plan subject to city staff approval.  The 
conceptual report and plan shall conform to the Design Standards and Policies Manual - Drainage 
Report Preparation. In addition, the conceptual drainage report and plan shall: 

 
a. Identify all major wash corridors entering and exiting the site, and calculate the peak 

discharge (100-yr, 6-hr storm event) for a pre- verses post-development discharge 
comparison of ALL washes which exit the property. 

b. Determine easement dimensions necessary to accommodate design discharges. 
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c. Demonstrate how the storm water storage requirement is satisfied, indicating the location, 
volume and drainage area of all storage. 

d. Include flood zone information to establish the basis for determining finish floor elevations in 
conformance with the Scottsdale Revised Code. 

e. Include a complete description of requirements relating to project phasing. 
 
2. STORM WATER STORAGE REQUIREMENT.  Before improvement plan approval, the developer 

shall submit a final drainage report and plan which calculates the storm water storage volume 
required, Vr, and the volume provided, Vp, using the 100-year, 2-hour storm event. 
 

3. STORM WATER STORAGE EASEMENTS.  With the Development Review Board submittal, the 
developer shall submit a site plan subject to city staff approval.  The site plan shall include and 
identify tracts with easements dedicated for the purposes of storm water storage, in conformance 
with the Scottsdale Revised Code and the Design Standards and Policies Manual. 

 
4. DRAINAGE EASEMENTS.  Before the issuance of any building permit for the site, the developer 

shall dedicate to the city, in conformance with the Scottsdale Revised Code and the Design 
Standards and Policies Manual, all drainage easements necessary to serve the site. 

 
 
OTHER REQUIREMENTS 
 
1. ENVIRONMENTAL PROTECTION AGENCY (EPA) REQUIREMENTS.  All construction activities 

that disturb one or more acres shall obtain coverage under the National Pollutant Discharge 
Elimination System (NPDES) General Permit for Construction Activities. [NOI forms are available 
in the City of Scottsdale One Stop Shop, 7447 East Indian School Road, Suite 100.  Contact 
Region 9 of the U.S. Environmental Protection Agency at 415-744-1500, and the Arizona 
Department of Environmental Quality at 602-207-4574 or at web site http://www.epa.gov/region9.] 

 
 The developer shall: 

a. Submit a completed Notice of Intent (NOI) to the EPA. 
b. Submit a completed Storm Water Pollution Prevention Plan (SWPPP) with the improvement 

plan submittal to the Development Quality/Compliance Division and to ADEQ. 
c. Submit a copy of an onsite hazardous waste management and disposal plan approved by the 

ADEQ and / or the MCESD. 
 
2. NOTICE OF INTENT (NOI).  With the improvement plan submittal to the Project 

Quality/Compliance Division, the developer shall submit a copy of the NOI. 
 
3. SECTION 404 PERMITS. With the improvement plan submittal to the Project Quality/Compliance 

Division, the developer’ engineer must certify that it complies with, or is exempt from, Section 404 
of the Clean Water Act of the United States.  [Section 404 regulates the discharge of dredged or 
fill material into a wetland, lake, (including dry lakes), river, stream (including intermittent streams, 
ephemeral washes, and arroyos), or other waters of the United States.] 

 

   

http://www.epa.gov/region
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